COUNTY COUNTY OF SAN LUIS OBISPO PLN-2039
5 SAN LUIS

OBISPO DEPARTMENT OF PLANNING & BUILDING 04/2019

Initial Study z Environmental Checklist

Project Title & No.  Brian Beanway Conditional Use ~ Permit ED19 -240 (DRC2019-00129)

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTEDThe proposed project could have a "Potentially
Significant Impact" for environmental factors checked below. Please refer to the attached pages for
discussion on mitigation measures or project revisions to either reduce these impacts to less than
significan t levels or require further study.

|E Aesthetics |E Greenhouse Gas Emissions |:| Public Services

[] Agriculture & Forestry [] Hazards & Hazardous Materials [] Recreation

Resources |:| Hydrology & Water Quality |:| Transportation

|X| Air Quality |:| Land Use & Planning |:| Tribal Cultural Resources
|E Biological Resources |:| Mineral Resources |:| Utilities & Service Systems
|:| Cultural Resources |E Noise |:| Wildfire

|Z| Energy |:| Population & Housing |E Mandatory Findings of

|E Geology & Soils Significance

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation, the Environmental Coordinator finds that:

[]

The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

Although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have been made by or agreed to by the
project proponent. A MITIGATED NEGATIVE DECLARATION will beprepared.

The proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.

The proposed project MAY have a "potentially significant impact" or "potentially significant unless
mitigated" impact on the environment, but at least one e ffect 1) has been adequately analyzed in an
earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL
IMPACT REPORT is required,but it must analyze only the effects that remain to be addressed.

1O X

[]

Although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant
to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are
imposed upon the proposed project, nothing further is required.

July 6, 2020
JanDi Leo
Prepared by (Print) Date
e For Steve McMasters, Principal
David Moran l\lg;’ﬁ?%km Environmental Specialist July 6, 2020
Reviewed by (Print) Signature o Date
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Project Environmental Analysis

The County's environmental review process incorporates all of the requirements for completing the
Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA Guidelines. The
Initial Study includes staff's on -site inspection of the project site and surroundings and a detailed review
of the information in the file for th e project. In addition, available background information is reviewed for
each project. Relevant information regarding soil types and characteristics, geologic information, significant
vegetation and/or wildlife resources, water availability, wastewater disposal services, existing land uses and
surrounding land use categories and other information relevant to the environmental review process are
evaluated for each project. Exhibit A includes the references used, as well as the agencies or groups that
were contacted as a part of the Initial Study. The County Planning Department uses the checklist to
summarize the results of the research accomplished during the initial environmental review of the project.

Persons, agencies or organizations interested in obta ining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo Planning
Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408 -2040 or call (805) 781 -5600.

A. Project

DESCRIPTION: Request by Brian Beanway for a Conditional Use Permit (DRC2019 -00129) (Previously
DRC2018-00190) to authorize the multi -phased development of up to 2.98 acres gross of outdoor cannabis
cultivation within hoop houses; up to 25,200 square feet gross (22,000 square foot canopy) of indoor cannabis
cultivation within two new greenhouses; up to 47,580 square feet gross of indoor cannabis nursery (ancillary

and commercial) within three new greenhouses; up  to 6,000 square feet of ancillary cannabis processing
and manufacturing within a new building; ancillary transport; and related site improvements, including
storage containers for nutrients and pesticides, composting and trash/recycling area, and water sto rage
tanks. A modification from the fencing standards set forth in Sections 22.40.050.D.6 and 22.40.060.E.6 of the
C o u n tLand\Wse Ordinance (LUO)is requested to allow deer fencing versus solid and durable fencing; and a

modification from the parking st andards set forth in Section 22.18.

to reduce the required number of parking spaces from 152 to 34 spaces. The project would result in the
disturbance of approximately 6.28 acres of an approximately 59 -acre parcel. The project site is in the
Agricultural land use category and is located at 880 Parkhill Road, approximately fifteen miles southeast of
the community of Santa Margarita in the North County Planning Area, Las Pilitas Sub Area.

In addition to cannabis proce ssing, the cannabis processing greenhouse would include an area for
manufacturing, office space, restrooms, and storage. The project also includes two new water storage tanks

of 70,000 gallons and 18,000 gallons, a composting area, waste/recycling area, an d parking for 34 vehicles
including one ADA accessible space. The project will require 6,795 cubic yards of cut and fill and would remove
a total of nine oak trees ranging in diameter at breast height (DBH) of 12 Z 49 inches. Access to Parkhill Road
is provided by an existing dirt driveway. The driveway and internal access roads will be improved with an all-
weather surface and widened to 20 feet. The project will operate seven days per week between the hours of

6 AM and 8PM and will employ 6 full time employees. During the harvest, an additional seven employees will
be on site for about three weeks and the hours of operation will increase from 6 AM to 10 PM seven days per
week.

New greenhouse development for indoor cannabis cultivation, nursery, and processing activities are
proposed near Parkhill Road, in the southwest portion of the site. The closest greenhouse is roughly 80 feet
from the southern property line, and approximately 50 feet from the west property line. Outdoor cannabis
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cultivation is proposed in three locations (designated as Canopy Areas 1, 2 and 3 on Figure 3) with canopies

of 30,000 sq.ft., 70,000 sq.ft., and 30,000 sq.ft., respectively. The three outdoor cultivation areas each provide
a 300 foot setback from the south, east, and west property lines, and more than 900 feet from the north
property line. The processing greenhouse will be located between canopy areas 1 and 2 and seatrain
containers are proposed between canopy areas 2 and 3 (Figures 3a, 3b and 3c).

The project includes a new, 10,000 sq.ft., kilowatt (kw) photovoltaic (PV) solar array with onsite storage and
feedback capabilities. A 10,000 sq.ft. PV array produces an average of 15 watts per square foot which in turn
would generate about 150 kilowatts. Assuming the system operates for eight hours per day, the system would
produce about 150 kw x 8 hrs = 1,200 kw hours per day, or about 324,000 kilowatt hours per year. The actual
generating capacity will be determined when the system is designed. Lastly, a new septic leach field will be
installed to accommodate the wastewater demand associated with cannabis activities.

The project will be constructed in phases as funding becomes available. All site improvements and uses
necessary to operate the outdoor cultivation components of the project (including fencing, security, road
access, etc.) will be established in Phase 1. Depending on funding, Phase 1 may also include one or two of the
greenhouses for indoor cultivation, and th e proposed processing/manufacturing building. The remaining
greenhouses and associated improvements will be constructed in Phase 2 and subsequent phases as market
forces dictate. Table 1 provides a summary of proposed development and uses.
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Table 1

Beanway CUP Project Summary

Proposed Cannabis Activity

Project Component

(Total Square Feet)

Quantity

Total Total
Gross SF Gross SF Acres
o Area 1 30,000
Outdoor Cultivation Area 2 70,000 130,000 2.98
(within hoop houses)
Area 3 30,000
Indoor Cultivation New Greenhouses (2 @ 12,600 sfeach) | 55 5501 25,200 0.58
New Greenhouse 11,280
Nursery
) New Greenhouse 21,000 47,580 1.09
(Ancillary & Stand Alone)
New Greenhouse 15,300
Processing 4,300
AnCillaI’y Processing & Manufacturing 500
Manufacturing New Greenhouse Storage 100 6,000 0.14
Office 1,000
Restroom 100
Storage New Portable Seatrains (4) 1,280
(pesticides, chemicals, nutrients,
tools, equipment, farm Storage Areas Provided in Cultivation 3.6002 1,280 0.03
implements, and similar Greenhouses ’
materials)
Parking and access road 34 total spaces including one ADA
improvements accessible space; widen and install all - - 43,656 1.0
access surface
2 Water Storage Tanks 70,000 and 18,000 gallons - 430 0.001
Composting and Waste Recycling Areas - 2,524 0.06
Septic System / Leach Fields - 7,900 0.18
Solar Array -- 10,000 0.22
Total Area of Disturbance 274,570 6.28 acres

Employees 6 full time employees; an additional
seven employees during the harvest
(about 3 three weeks).
Notes:

1 Canopy would not exceed 22,000 square feet.
2 Storage space included in the floor area of greenhouses.

Baseline Conditions

. The site contains gently to steeply sloping terrain. Vegetation onsite consists of non

native annual grassland, mixed oak woodland, and chamise chaparral; an unnamed ephemeral drainage

traverses the property in a northeast

-southeast direction (see Figur e 2).

Existing development includes a residence, temporary construction trailer, sea train containers, and a 2,500
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sq.ft. poultry coop (turkey shed), a wood framed structure on a concrete slab which is currently used for
storage. The turkey s hed is dilapidated and will be removed. A system of dirt roadways provides access to

existing/proposed cultivation areas and the perimeter of the property. Water is provided by one on
and stored in a 2,500 gallon tank. A well pump test performed

-site well

in 2018 showed that the well can produce 18
gallons per minute and the static level recovered almost immediately.

Outdoor cannabis cultivation has been conducted on the project site between 2016 and 2019 under
CCM2016-00277 which allows the cultivation of a 30,000 sq.ft. outdoor grow area; the former cultivation area
will be reconfigured and incorporated into the design of the project. The project site has been used

intermittently for grazing and poultry

Ordinance Modifications:

farming.

The projectinclude s a

request

for

t wo

22): (1) a parking modification to allow a reduced number of parking spaces, and (2) a fencing modification

all owing 6A tall deer fenci
Parking . The CountyAs parking
that are most similar to

The parking requirement for

ng

par king
t he
agricultural processing is one parking space per 1,000 square feet of floor area;

around

t heenaing.l ti vati on

provisions

ar e

set

modi fications

ar e

f o

canAgbiPs o azrsdiurdeny bpecaltiggr.o p o s €

for nursery specialties the parking requirement is 1 space per 500 sf of floor area. As noted in Table 2, the

project would require 152 parking spaces. The project proposes a

total of 34 spaces with all -weather surface

(decomposed granite) including one space meeting Americans with Disabilities Act [ADA] standards.
Additional room for un-paved parking is available adjacent to the greenhouses. Up to 13 employees could be
on-site at any time during the day during peak harvest times; therefore, the 34 proposed designated spaces,
along with the additional informal parking areas, would be sufficient to meet the parking demands of the

project.
Table 2 -- Beanway CUP Estimate d Parking Requirements
. - Proposed SF Parking Reg. Parking Spaces
Cannabis Activity Gross Title 22 Required
Indoor Cultivation 25,200 1:500 50
Nursery .
(Ancillary & Stand Alone) 47,580 1:500 95
Processing / 6,000 1:1,000 6
Manufacture
Total Parking Required 152
Fencing The CountyAs cannabis fencing

requirements ar

Standards) and 22.40.060 D 6 (Nursery Standards). These fencing provisions require that plants not be easily
visible from offsite an d, that cultivation/nursery areas be completely enclosed within a secure, opaque fence
of at least six (6) feet in height that prevents easy access. Fencing must include lockable gate(s) and be

constructed of durable and solid screening materials. Along Pa
applicant is proposing a 6 -foot tall wood fence and a vegetative screen (new trees). A 6
and entry gates are proposed for each of the outdoor grow areas. An existing 3
would remain along the east, west and north property lines.

rkhill Road (the south) property line, the
-foot tall deer fence
-strand barbed wire fence
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ASSESSOR PARCEL NUMBER(SP71-201-042
Latitude: 35°20'37.05" N Longitude: 120°21'53.47" W SUPERVISORIAL DISTRICT # 5

B. Existing Setting

Plan Area: North County Sub: Las Pilitas Comm: Rural
Land Use Category: Agriculture

Combining Designation: None

Parcel Size: 59.13 acres

Topography: Gently rolling to steeply sloping

Vegetation: Grasses, Oak woodland, Chaparral

Existing Uses: Single-family residence(s) accessory structures

Surrounding Land Use Categories and Uses:
North: Agriculture and Rural Lands; agricultural uses East: Agriculture; agricultural uses

South: Agriculture; agricultural uses West: Agriculture; agricultural uses

Other Approvals That May Be Required to Implement the Project

Permit Type/Action Agency

California Department of Food and Agriculture
(CDFA), CalCannabis Cultivation Licensing Division
California Department of Public Health (CDPH),
Manufactured Cannabis Safety Branch

Lake and Streambed Alteration (LSA) Agreement California Department of Fish and Wildlife

Cannabis cultivation license

Cannabis manufacturing license

or written verification that one is not needed (CDFW), Cannabis Program
Small Irrigation Use Registration and coverage California State Water Resources Control Board
under the Cannabis Cultivation General Order (SWRCB)

A more complete discussion of other agency approvals and licensing requirements is provided in Appendix
A of this Initial Study.

Figure 1: Project Vicinity
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Figure 2: Project Vicinity
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DRC2019-00129
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Figure 3 z Project Overall Site Plan
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Figure 3a z Project Site Plan - Enlarged
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Figure 3b z Project Site Plan - Enlarged
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